
APPENDIX 1 

CABINET 
 

Report of:      Director of Community Services 

 

Date:              30 November 2020 

 

Cabinet Portfolio:   Economy, Tourism, Leisure and Culture 

 

 

NOT FOR PUBLICATION 

 
It is my opinion that Appendices A to G will be taken in private session as it 
involves the likely disclosure of exempt information as defined in Paragraph 14 of 
Part 4 of Schedule 12A to the Local Government Act 1972.    It is also my opinion 
that the public interest in maintaining the exemption outweighs the public interest 
in disclosing the information. 

 

RIVERSIDE SHOPPING CENTRE, HAVERFORDWEST 

 

Purpose  

To seek Cabinet approval for the acquisition of Riverside Shopping Centre in 

Haverfordwest which includes the Wilkinson’s Store and the Perrots Road Car Park, 

following an offer accepted by the vendors and completion of a due diligence process 

to determine a final purchase price for the property as a going concern. The extent of 

the property to be acquired is shown edged red on the plan annexed as Appendix H. 

 

Background and Context 

 

On 4 November 2019 Cabinet in noting the proposal approved the submission of a 

conditional offer for the Riverside Shopping Centre resolving that: 

 

(b) That authority be delegated to the Cabinet Member for Economy, Leisure, Tourism 
and Culture, in consultation with the Director of Community Services, to take any 
necessary actions to progress negotiations. Such actions may include but are not 
limited to: the approval of any funding bid(s), to any value, to support the development 
of proposals and the submission of a conditional offer.  
 
(c) That it be reaffirmed that a final decision on the acquisition shall be taken by 
Cabinet.  
 

The offer submitted to the vendors was rejected with an alternative offer from another 

party preferred. The alternative bidder was provided a period of exclusivity to conclude 

their due diligence and complete the purchase. That period of exclusivity has now 

expired providing the County Council with a further opportunity to consider the 

acquisition of the property. 



 

The Council has been engaged in renewed discussion with the vendors and Welsh 

Government as potential partners and the latest position is as follows: 

 

Lambert Smith Hampton (the appointed external advisors for the project) have 

revised their previous valuation in light of the current situation and arrived at a 

revised figure reflecting the due diligence exercise. (LSH Valuation report attached 

at Appendix D). 

 

Further verification of the revised figure has been sought via commission with 

Cooke and Arkwright (C&A).  Cabinet required independent verification via the 

District Valuer but due to timescales they were unable to deliver and so an 

alternative independent valuation was sought.  A second independent valuation is 

also required in line with the terms of Welsh Government Grant requirements 

(approved – see below). (C&A Valuation report attached at Appendix C). 

 

Up to £2.675m is available from Welsh Government Grant (approved at WG 

Funding Panel on 6 November 2020).  Along with the  standard conditions of grant 

(these have not yet been issued due to the very recent approval, but a typical set 

(these for South Quay) are provided in Appendix I), additional conditions with 

relation to this project apply:  These are specifically: 

 

 If after acquisition of the site (Riverside Shopping Centre, Wilko store and car 

park), the Council does not deliver a wider project (Appendices Ba and Bb), 

then the WG grant will be fully repayable.  In discussion with you, we will set a 

timeframe within which we would expect to see delivery, and we recognise that 

this may be in phases.  By ‘wider project’ we mean a scheme as described in 

the options presented as part of your ‘in principle application’ (as set out in the 

Riverside Regeneration RIBA Stage 1 Report).  We understand that this report 

is likely to change subject to market conditions and further development work 

on the master plan.  We full acknowledge that this will be of interest to a private 

sector development partner or investor (which could include other grants). This 

could also include Joint Venture options with Welsh Government (to be 

investigated further). (N.B. The WG grant could be repaid/offset by the future 

sale of the site). 

 Our funding would be awarded under Schedule 2: Investment aid for local 

infrastructures of the Welsh Government support for sports, multifunctional and 

local infrastructure Projects General Block Exemption Regulation (GBER) 

scheme - state aid reference number SA.49702.  Under this provision, the aid 

amount cannot exceed the difference between the eligible cost and the 

operating profit of the investment over the lifetime of the infrastructure.  The 

operating profit shall be deducted from eligible costs on the basis of a claw-back 

mechanism.  For the purposes of an award of funding the period over which this 

calculation will be made is 10 years.  



 Our award would therefore need to take into account the income derived from 

the asset during the 10-year period.   We accept there will be further costs at 

the site to deliver the wider project, and these costs can be considered in 

calculating the net profit over the 10-year period.  We anticipate therefore the 

income generated at the site being made available to deliver the wider project.  

 

Drivers and rationale for an acquisition: 

 

The need to repurpose town centres prior to Covid-19 has become even clearer 

bringing clear regenerative benefit.  A wider suite of projects is already underway 

designed to repurpose the town centre and underpin long term value growth.  

  

Welsh Government are seeking to increase their levels of funding for town 

centres giving further opportunity for regeneration, but also reinforcing our need to be 

‘ready’ with a suite of initiatives waiting in the wings.  Welsh Government recently 

published their ‘Covid 19 Reconstruction: Challenges and Priorities’ strategy 

highlighting: 

 

We will step up our investment in our local town centres to help build resilient 

communities and capitalise on how Coronavirus has re-focused people’s lives on the 

communities in which they live, including providing better access to open spaces, the 

creation of remote working hubs, and making sure our public services are more 

accessible. 

 

Welsh Government regularly cite our approach in Haverfordwest (purchase, land 

control, drive and direction) as being ‘the way to go’.  Haverfordwest approach is 

one of three developments in Wales highlighted as best practice in town centre 

regeneration.  We have gained significant ground in our national reputation for our 

work in regeneration through this proposed approach. 

 

The Council is already on a trajectory towards the regeneration of the town.  This 

process started back in 2015 when the Council resolved to support a key cultural 

heritage project in funding the feasibility of Haverfordwest Castle.  This was then 

followed by the development of the Haverfordwest Town Centre Master Plan in 

2016 (Nathaniel Litchfield).  Early developments and key property purchases in the 

town have reinforced this vision and generated local confidence.  In its first year of 

operation, Glan Yr Afon Gallery, Library and Café generated 300,000 visitors.  The 

purchase of (2018) and redevelopment plans for Western Quayside (the former Ocky 

White property plus public realm development) will start on site early in 2021.  All of 

these projects and master plans are embraced within the Pembrokeshire Council 

Economic Recovery and Regeneration Plan 2020-2030.  The Council’s Dew Street 

site (former library, swimming pool and community education centre) has also recently 

been brought to market with interest from private sector developers; this will generate 

a future capital receipt. 

 



The purchase of Riverside as a going concern is central to a number of other 

proposals such as the multi storey car park development, living bridge, coherent 

redevelopment of the Riverside in its entirety, brand and statement for the town.  

Whilst the decision to purchase or not will not prevent these developments from going 

ahead, not purchasing leaves a ‘hole in the middle’ where investment might be limited 

if controlled by a distant third party.  These complementary projects are subject to 

additional capital and successful bids for external funding. 

 

Car parking in general is an important consideration.  Purchase of Riverside will make 

aspirations for re-development of the multi-storey considerably easier to deliver 

(subject to the position on the lease).  In addition, the Council lease the car park to 

the North of the Wilkinson’s store.  LSH’s valuation acknowledges that rent will 

become payable when the lease is renewed.  The Council’s lease has come to an end 

and application has been made to the county court for its renewal. If successful, the 

rent will have to be determined by the parties or in default by the court. If the Council 

do not acquire, then the income from this car park may fall by over 35% once the lease 

is put in place.  In addition, should this land be purchased by a third party, and they 

choose to redevelop, the Council is at risk of losing car parking capacity in the town 

centre, as well as the potential further loss of the whole of the car park income in the 

event that the Council’s application to the court is unsuccessful. 

 

Condition of the Property 

 

The centre has not had the benefit of a planned property maintenance regime, 
resulting in underinvestment over a period of time.  The Council have commissioned a 
report from consultants Faithful & Gould into the current condition of Riverside Quay 
and the Wilkinson’s Store. Their building survey including Mechanical and Electrical 
report is attached at Appendix G.   
 
The report confirms that there is a need to undertake repairs immediately and sets out 
a planned maintenance program for the next decade. It also suggests improvements 
to elements of the buildings which could reduce long term maintenance liabilities.  
Whilst estimates of cost are provided, none of the works have been tendered.   
 
The Wilkinson’s Store is maintained by the tenant, but the cost of immediate repairs to 
Riverside Quay is estimated at £289,000, most of which will be the responsibility of the 
building owner. Medium term (years 2 – 5) repairs amounting to £508,000 are 
identified, but more of this cost can be recovered through the service charge. Long 
term (6 – 10 years) repairs total £163,000, but include cyclical repairs which will be 
covered by the service charge. The total works cost is therefore £960,000, excluding 
contingency.  
 
The Council’s building maintenance team has reviewed this report and has some 
differences of opinion over the timing and cost of the work. The officers consider 
immediate repair costs to be £63,000, medium term to be £1,168,360 and long term to 
be £43,000. The total cost assessed by officers is £1,274,360, including 15% 
contingency in respect of repairs to the roofs and rain water goods. 
 



The primary difference of opinion between the Building Surveyors is whether the slates 
to the pitched roofs need patch repair or wholesale replacement. The Council officers 
favour the latter. The cost allowed for patch repairs is £10,000, but that allowed for 
replacement is £466,353. 
 
In addition, the Council have included for repairs to Wilkinson’s, which are the liability 
of the tenant. the cost of these works is approximately £163,000.   
 
Finally, the footbridge leading from Riverside Quay to the Cultural centre is in need of 
replacement. Planning consent has already been secured for this work and a cost of 
£100,000 estimated. The work has been delayed due to the Council’s desire to 
improve the nature of this access, through the provision of a living bridge This remains 
an aspiration.   
  
Further surveys will be undertaken if the purchase proceeds so that the timing and 

cost of works can be ascertained with more certainty.  Councillors should note that 

there will be a need to provide funds for repairs in addition to the purchase price. 

These repairs will enhance the value of the asset and make it a more attractive 

environment for tenants. 
  

Financial situation and scenario’s 
 

The financial situation will be further informed by completion of the due diligence 

process. 

 

The retail sector is a volatile at the moment.  In order to ascertain a potential revenue 

position of the shopping centre a number of assumptions have been used to establish 

a worst-case scenario and a valuation scenario.  This is illustrated in Appendix A. 

Assumptions have been clearly listed.   

 

In the worst-case scenario, (as set out in Appendix A) this highlights service charges, 

insurances and rates payable (on the basis that the various reliefs available to 

occupiers were not being provided by the Welsh Government).  

 

These figures are however unrealistic because: 

 

 Although the freeholder is liable for payment of rates, rate mitigation can be put 

in place whereby units can be let at nil rent, with the occupiers paying the rate 

bills.  

  The service charge would fall because the landlord would not have to provide 

the same level of services whilst large parts of the centre were vacant.  

 It has always been our view that the property would benefit from refurbishment 

and, therefore, remodeling work could take place, which would reduce 

outgoings. 

 

 



 

Pre 2022 

Of the current net rent roll the rent paid by Wilkinson’s would fall if the lease extension 

proposed below proceeds. The tenant has also requested a rent free period.  

  

Even if the tenants whose leases have expired or are due to expire this year vacate, 

there will still be an income stream from Riverside Quay, Wilkinson’s and the rental 

value for the car park. This income stream is secured against Wilkinson’s, Dominos, 

Vodafone, Costa, Argos, as well as local individuals.  

  

Post 2022 

  

From 2022 onwards, the situation has potential to deteriorate because in August 2022, 

the Wilkinson’s lease expires. The loss of income and the increase in costs could 

place the development in a deficit in the worst case scenario above.  We are confident 

that an active management approach will result in other leases having been renewed 

and more of the vacant units let. 

 

Mitigating this key risk, Heads of Terms have been agreed to extend the existing 

Wilkinson’s lease for another 3 years – to expire in June 2025.   

 

The working assumption is that we would seek to conclude Wilkinson’s negotiations, 

where possible, prior to an execution of the acquisition. 

 

Lambert Smith Hampton have undertaken a business case review (Appendix E) 

presenting valuation and worst case scenario estimates for cash flow at Riverside 

Quay on a financial year by year basis. 

 

Management 

 

It is our intention to contract with the existing centre management company and 

separate commercial agents for the first 12 months of ownership, pending a value for 

money review to determine the most effective future management solution and to 

mitigate risk.  These management costs are included in the best and worst case 

scenarios above.  Quotes for these services have been obtained and an exception 

report will be prepared to appoint them if the County Council acquire the property.  

These arrangements are important if we are to minimise additional demands on 

Property, Legal, Finance and Building Maintenance, challenging our existing capacity.  

 

The future of retail 

 

Times are uncertain and it is currently difficult to predict future revenues from retail 

premises.  Our high level research highlights that supply is in excess of demand and 

coupled with predicted future growth in online retail this could further depress the high 

street.  In addition, some asset managers are predicting further rent reductions c. 40%.  



The use of CVAs (Company Voluntary Agreements) is becoming a tactic to drive rents 

down.  Bill Grimsey however, recommended in his 2018 report the importance of local 

civic leadership in driving the future of British High Streets.  The report highlights a 

number of good practice examples which have benefited from ‘strong local 

leadership working hard to create a balanced high street ecosystem with a 

unique identity.’  
 

http://www.vanishinghighstreet.com/wp-content/uploads/2018/07/GrimseyReview2.pdf 
 

Since the start of the pandemic, a number of local authorities have purchased local 

shopping centres.  The driver for these acquisitions was regeneration and control over 

town centre assets.  Some examples are provided below: 

 

Liverpool (Belle Vale) – discussions were back in 2018 and were part of their plans to 

help accelerate a series of multi-million-pound regeneration schemes.  

 

Sefton Council acquired Bootle New Strand shopping centre for £32.5m in 2017 and 

they purchased adjacent sites to push forward with regeneration plans 

 

Gloucester City Council bought Eastgate shopping centre. Bought for a sum in the 

region of £12 million. They also bought St Oswald’s retail park in a £54 million 

agreement. They borrowed money to acquire this property. It was acquired to help 

realise additional regeneration and housing for the city.  

 

More locally Carmarthenshire County Council were instrumental in enabling and 

facilitating the St Catherine’s development (c. 2010), Neath Port Talbot Council have 

been active in town centre regeneration schemes and Swansea Council are currently 

leading on the redevelopment of the city centre, digital village and ‘Copper Bay’ 

development. 

 
The real point here is local authorities considering and committing to investment 

recognising their role in regeneration and reinforcing civic pride.  

 

Direction to date 

 

It remains a political aspiration to redevelop and repurpose the town centre offer.  
Regeneration is highlighted as a priority within the Programme for Administration.  This 
is further strengthened in the Pembrokeshire Recovery and Regeneration Strategy 
2020 – 2030 agreed at Cabinet in September 2020: 
 
‘Reshaping our built environment – through substantial investments to kick start 
transformation and regeneration of our County and key towns.’ Cllr Paul Miller – 
Cabinet Member for Economy, Culture, Leisure and Tourism  
 

http://www.vanishinghighstreet.com/wp-content/uploads/2018/07/GrimseyReview2.pdf


Capital negotiations have focussed at the level of the Welsh Government grant plus 

investment from the Council (using the property investment fund), following due 

diligence and ratification of value via Lambert Smith Hampton and Cooke & Arkwright.   

 

At the maximum level of contribution to the purchase price by the Council and allowing 

for the investment needed to improve the physical environment and secure new 

tenants, a return of over 30% per annum (gross) can be expected, even if the 

Wilkinson rent is reduced and no rent paid by the Council for the car park. 

 

Conclusions 

 

This investment is unprecedented for Pembrokeshire CC but not for Local Authorities 

in general (see above examples).  Cabinet should be mindful that a role of the public 

sector can be to act where the private sector cannot or will not.  The Local 

Government Association draws attention to the fact that town centres abound with 

‘opportunities to bring benefits to residents and businesses in the very heart of their 

communities’ (Revitalising town centres: A handbook for council leadership, 2018).  

This might be seen as such an opportunity.  Cabinet should also be mindful that any 

return on investment for this scheme must be viewed in the context of the town as a 

whole (as referenced in the Haverfordwest Masterplan) and not Riverside alone. 

 

The ‘Do nothing’ option will likely impact on wider regeneration opportunities in 

Haverfordwest and elsewhere in the County.  Conversely, the option to bring a key site 

back in to beneficial use (with the support of a £2.675M Welsh Government grant) will 

add to the vitality and vibrancy of the County town; creating confidence for local 

traders and potential investors.  In the short term, there are risks and low returns; in 

the medium to long term there are both financial returns and wider economic and 

marketing benefits that will help re-position Haverfordwest as a destination retail and 

experience centre.  These are subject to further improvements which will require a 

developer partner/investor (possibly further grant) and/or further PCC investment. 

 

Comments by Director of Resources 

 

The Authority is facing a major challenge to bridge the projected funding gap as 

illustrated within the Outline Draft Budget 2021-22 and Outline Medium Term Financial 

Plan 2021-22 to 2024-25 report for Cabinet on 30 November 2020.  Consideration 

needs to be made for both the capital costs and the revenue implications of this 

potential acquisition (see below). 

 

Capital 

The Welsh Government grant funding of £2.675m is dependent on the delivery of a 

wider regeneration project.  The capital financing costs cap of £14m per annum 

has almost been reached, therefore any further capital works would need to be 

funded from service revenue accounts or external funding.  Approval to purchase 

the Riverside Shopping Centre, Wilkinson’s and the Car Park is not approval to 



proceed with the wider regeneration project, and any related capital projects must 

adhere to the robust capital bid process.  Should these related capital projects not 

be approved in the future, there is the risk of clawback of the grant, albeit 

repayment of the grant could be funded from the sale of the asset.  The “property 

investment fund” for the purchase of incoming producing property is not an infinite 

fund therefore a process/cap needs to be put in place to ensure robust monitoring. 

 

Revenue 

Appendix A illustrates the potential impact on the Council’s revenue budget using a 

number of assumptions.  Due to the uncertainty in the retail sector, it is important to 

realise that any loss of occupancy and unpaid debt will have an adverse financial 

impact.  Due to the financial challenges for 2021-22 and beyond, it is imperative 

that the purchase of the Riverside Shopping Centre, Wilkinson’s and the Car Park 

does not require any contribution from the Council’s revenue budget.  The 2021-22 

Valuation Scenario shows a positive net position of £94k, however, a delay of 3 

months to occupy the units would reduce the sum by circa £65k and a further delay 

in tenants paying their debts would reduce the profit even further.  There is a risk 

that there will be a revenue pressure on the Council in 2021-22 as a result of this 

purchase. 

 

 

Comments by Head of Legal and Democratic Services    

The Council has given consideration to the draft sale documentation and has 

proposed a number of amendments. At this time the main concern relates to the 

control of the footbridge which crosses the River Cleddau and links the Riverside 

Shopping Centre to the Barn Street side of town. The footbridge is subject to a long 

lease granted by the Crown Estate Commissioners. The lease was, unfortunately, not 

assigned to the present owners of the Riverside Shopping Centre and is still held by 

Minevote PLC their predecessors in title. The Council has written to Minevote PLC 

duly requesting that they assign without charge the lease to the Council in the event 

that its proposed purchase of the Riverside Shopping Centre proceeds. Although the 

title documents reserve rights of way over the footbridge the Council would require the 

assignment of the lease to ensure that it has the legal right to carry out works to the 

footbridge and to renew it. It is understood that the footbridge may require replacement 

in the short term and that planning permission is in place to authorise such works.  

 

The Council is buying the Riverside Shopping Centre as a going concern and to 

ensure that no VAT is payable on the purchase price it is essential that the Council, on 

or before the date of the completion exercises an option to tax in relation to the 

property and notifies HMRC of that option. 

 

 

Comments by Head of Human Resources  

There is no human resource impact on this decision.   

 



Impact Assessment 

 

The content of this report has been considered against the five ways of working (long 

term, prevention, integration, collaboration, involvement) in the Well-being of Future 

Generations sustainable development principle. Purchase of Riverside may present 

future options for improvements, refurbishments and alterations to sustain and/or 

improve the use of the buildings. 

 

If the Council acquires Riverside, there will be future opportunities to carry out 

improvements to remaining parts of the buildings so that they can better cater for the 

needs of people with mobility difficulties, or people needing to tend to young children. 

 

Purchasing Riverside is not likely to impact on the Council’s obligations under the 

Welsh Language Standard Regulations 2015, although if the Council purchases all or 

part of the building Welsh language signage will be required.  

 

 

RECOMMENDATIONS: 

 

1. To acquire Riverside Shopping Centre, Wilkinson’s and Perrott’s Road Car Park 
at a value below the external valuation, the final figure to be delegated to the 
Cabinet Member for Economy, Culture, Leisure and Tourism in consultation 
with the Cabinet Member for Finance, Director of Community Services and 
Director of Resources. 
 

2. Final completion will be subject to further due diligence and approval of the 

legal documentation and associated searches by Legal and Democratic 

Services. 

 

 

REASON FOR RECOMMENDATION: 

To deliver town centre regeneration in Haverfordwest 

 

 

______________________________________________________________  

Background Documents:  None 

 

Appendices: 

   

A. Worst case scenario (financials) 

 

B. (a and b) Riverside application for Welsh Government Funding – the high level 

‘Masterplan Approach’ 

 

C. Cooke and Arkwright Valuation Report 



 

D. Lambert Smith Hampton Valuation Report 

 

E. Lambert Smith Hampton Best and Worst Case Scenario Reports 

 

F. Heads of Terms (draft) 

 

G. Building Surveyors Report including Mechanical and Electrical Report 

 
H. Site plan 

 
I. Example of the Standard Conditions of Welsh Government Grant, in this case 

for the South Quay, Pembroke development. 

 

 

 

 


